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Meeting Summary 
 
Date: May 2, 2019  
Location/Time: 6:00 to 8:15 p.m. at the Library Community Room 
 
Purpose: Community Advisory Committee #1: Preliminary Housing Needs Analysis and 
Residential Buildable Lands Inventory Findings.  
 
Attendees:  
 City Staff: Karen Perl Fox, Jonathan Taylor, Steve Koper 
 ECONorthwest: Beth Goodman and Sadie DiNatale 
 English-Spanish Interpreter: Rosa Galvan 
 Community Advisory Committee (CAC):  Alice Galloway Neely, Daniel Bachhuber, Kellye 

Aprati, Ken Johnson, Linda Molholt, Susan Noack, and Doug Plambeck 
 Community members: Melissa Houlberg, Derek Reinke, Jay Wilcox, Devin Norden, Candice 

Kelly, Cyndy Hiller, Joe Lipscomb, and Kirsten Greene 

Summary:  
ECONorthwest provided content and data overview of the housing needs analysis (HNA) and 
draft maps of the residential buildable lands inventory (BLI.)  
 
 Data presented showed the change in the housing mix of single-family attached, single-

family detached, and multifamily housing from 2000 and 2017, which showed a significant 
decline in single-family construction from 2006-2017 and in multi-family built after 2002, 
with the exception of years 2014 and 2016.   

 
 Net density was indicated to be 6.4 dwelling units per acre for single-family 24.2 dwelling 

units per acres for multi-family and at total combined 10.0 dwelling units per acre. 
 
 There was little change in housing tenure from 2000-2017 in Tualatin with 55% owner-

occupied to 45% renter occupied split both in 2000 and 2013-2017.   
 
 Tenure by type of unit data indicated that 82% of renters live in multifamily, while only 6% 

of homeowners live in multi-family and 88% of homeowners live in single family while only 
11% of renters live in single-family.   

 
 Tualatin has an annual average growth rate of 2.2%.   
 
 Average household size has decreased from 2000 at 2.62 to 2017 at 2.49 persons per 

household, which is similar to the region; there is a need for smaller units and physically 
accessible units.  
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 Since 2010, there has been a decline in households with children. Tualatin’s median 
household income is $72,580, which is comparable to Washington County at about $74,000.  

 
 Tualatin’s Median Home Sales price is $480,000 as of Feb. 2019. Tualatin ranks generally in 

the middle among its neighboring jurisdictions for home sale price (in this order from lowest 
to highest home sale price - Tigard, Wilsonville, Tualatin, Sherwood and West Linn).   

 
 Median rent in Tualatin is $1,154 for 2013-2017. Tualatin’s average rent in Qtr. 1 for 2019 

for a studio is $1,019 bedroom, $1,097 for a 1-bedroom, $1,293 for a 2 bedroom, and $1,499 
for a 3 bedroom.  

 
 Tualatin’s cost burdened and severely cost burdened has increased 11% since 2000 with 

nearly 37% of individuals spending at or more than 30% of their income on housing costs.  
Tualatin’s cost burdened and severely cost burdened renters comprise a significant 56% of all 
renter households and 22% of all owner households.  

 
 Twenty-year forecast of housing growth was updated with added information of Tualatin-

specific Basalt Creek geography. Updated data showed an additional 1,014 new dwelling 
units forecasted by 2040 with a projection of 51 new dwelling units per year.  

 
 For the projected breakdown of new housing units needed by income level from years 2020 

to 2040, 46% of new housing is needed for those making 80% or below median family 
income (MFI), which includes 16% for those with incomes less than 30% MFI, 15% for 
those with incomes 30-50% MFI and 15% for those with 50-80% MFI.   

 
 In addition, 15% of new housing units are needed for middle income with 80-120% MFI and 

39% for high income > 120% MFI.  
 
 Total buildable acres is 166 acres with 23 on vacant lots and 142 on partially vacant lots 

without constraints. 
 
Public Comment  
None. 
 
Primary Meeting Content  
 One member inquired about jobs in Tualatin. Is there a wage disparity that inhibits 

individuals, who work in Tualatin, from living in Tualatin? Another member indicated that 
the jobs data provided by City staff was outdated. Other members introduced questions about 
economic development and jobs, more generally. Beth indicated that these areas of interest 
would be discussed later on in the project (during the Economic Opportunities Analysis 
component). The consultant team has not started digging into Tualatin’s economic 
development data yet. 
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 When illustrating examples of housing category types, one member inquired if we would 
address alternative housing types such as podium-style housing and mixed-use. Beth 
affirmed yes. Beth explained the purpose for forecasting housing using the broad categories1 
required by the state—it meets state requires and provides the City of Tualatin with greater 
flexibility to meet housing needs over the planning period. 

 One member asked if lot sizes in Tualatin have reduced in size over time. The consultant 
team did not have this data at the time. The consultant team will include an analysis of 
average residential density per acre over time in the report, to provide context on this matter. 

 Regarding OAR 660-007 requirements2, one member sought clarification that the share of 
single-family attached and multifamily housing could total more than 50% (for example, 
Tualatin could plan for 40% single-family detached housing and 60% single-family attached 
and multifamily housing). Beth affirmed yes. 

 One member inquired about Airbnb and asked how those units are classified. Beth indicated 
that the census likely classifies them as vacant (e.g. vacant for seasonal, recreational, or 
occasional use). The consultant team will include this information in the report.  

 Regarding information relating to population growth, one member inquired about Tualatin’s 
average annual growth rate and whether the appearance of population plateau is due to 
supply constraints. Is there a way to analyze latent demand? Beth indicated that there is not a 
great way to do this. What’s more, Tualatin must work with Metro’s official population 
forecast (requirement by state).  

 One member inquired about the statistic that family households with children declined in 
Tualatin since 2000. Beth indicated that this is a common trend for communities. People are 
putting off having children until later in life. 

 One member asked what the census considers “family households.” Beth indicated these 
households can include: spouses, domestic partners, siblings, parent(s) and adult children, 
etc. 

 Staff asked if a correlation exists between the decline in households with children and the 
housing market itself. Has the market pushed larger families out? Beth indicated this is likely 
not the case. On average, since the mid-1990s, dwelling units have gotten larger over time. 
Conceptually, this means units could accommodate larger families.   

 Regarding information presented about cost burdened households, one member inquired 
whether people who work here can afford to live here? Beth indicated jobs/housing balance 
is complicated. It is partially about choice and partially about whether there are opportunities 
to live in Tualatin. The member commented that there is a large share of households 
commuting from Tualatin to work in different cities. Should this be concerning? Beth 

                                                           
1 Single-family detached, single-family attached, and multifamily housing. 
2 OAR 660-007 requirements: “Jurisdictions… must either designate sufficient buildable land to provide the 
opportunity for at least 50 percent of new residential units to be attached single family housing or multiple family 
housing or justify an alternative percentage based on changing circumstances.” 

Tualatin… “must provide for an overall density of eight or more dwelling units per net buildable acre.” 
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explained that Tualatin is in a great location along I-5. It is difficult to definitely say why 
people are choosing this lifestyle; there is no real way for the city to control this either. 

 Adding to the discussion, one member noted that it would be valuable to know if the people 
that wanted to live here, had the opportunity to live here. Beth responded that it is not 
necessarily possible to tell who wants to live here. Beth went on to explain that what Tualatin 
can strive for is comparable housing costs to others in the region. Tualatin can also provide 
more opportunities for housing in general.  

 Another member commented that providing opportunities for housing is not just about 
providing more housing but is also about providing diverse housing types. The member 
provided more context that Tualatin is not receiving many one-story homes, which is a 
desirable housing type for certain populations (particularly seniors, who have no real options 
to age in place in Tualatin). The types of housing offered may change the residents that 
Tualatin attracts as well.  

 One member inquired whether the density requirement (per OAR 660-007) would change? 
Beth indicated this is not likely.  

 One member asked if property tax factored into the determination of whether a household 
was cost burdened. Beth affirmed yes.  

Preliminary Buildable Land Inventory Results 
Beth continued the presentation with a discussion of the methodology of the buildable lands 
inventory. Beth described how residential lands are classified into four categories (vacant, 
partially vacant, constrained, or developed). 

Beth presented several maps to display preliminary results of the residential buildable lands 
inventory.  

One member asked why commercial plan designations were missing from the maps. Beth 
indicated that those lands would be addressed, and land counted, as part of the Economic 
Opportunities Analysis (i.e. commercial and industrial buildable lands inventory).  
One member presented the case that, as the baby boomer generation downsizes, many larger, 
single-family detached housing units may come back on the market. This led to discussion about 
mortgage statuses and the length of time a household remains in the same unit. The consultant 
team offered to collect some data on mortgage status by age of residential structure. 
 
Action and Next Meeting 
The next CAC meeting is on May 23, 2019 at 6p to 8p at the Library Community Room. 

At this meeting, Beth will present the revised findings of the Housing Needs Analysis and 
Residential Buildable Land Inventory. Beth will present the land sufficiency analysis which is a 
comparison of needed dwelling units to available land (the CAC can look at housing mixes at 
this time as well). 
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Further, at the next meeting, the CAC will discuss housing policy options and opportunities. 
ECONorthwest will frame the discussion based on findings from the first meeting (about housing 
priorities and issues) as well as policy commentary from the second meeting.  

In anticipation of the third meeting, ECONorthwest will develop a memorandum which will 
include a laundry list of policies that various cities use to achieve their housing goals. 
ECONorthwest hopes the CAC will review the memorandum prior to the May 23 meeting and 
come ready to discuss their ideas about the housing policies that could work well in Tualatin or 
that may not make sense for Tualatin.  

Documents 
 Agenda  
 Presentation – Housing  
 Presentation – Buildable Lands Inventory and Maps 

https://docs.wixstatic.com/ugd/92048a_47c8187bcc6b48448ef6f4526be23b77.pdf
https://docs.wixstatic.com/ugd/92048a_ff7ff71591bc42ab91c577c63e38bb2c.pdfhttps:/docs.wixstatic.com/ugd/92048a_ff7ff71591bc42ab91c577c63e38bb2c.pdf
https://docs.wixstatic.com/ugd/92048a_ff7ff71591bc42ab91c577c63e38bb2c.pdfhttps:/docs.wixstatic.com/ugd/92048a_ff7ff71591bc42ab91c577c63e38bb2c.pdf
https://docs.wixstatic.com/ugd/92048a_20f1780b90fb40779d86bc6ed8ead171.pdf
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